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Via Hand Delivery

Ms. Magalie Roman Salas

Secretary

Federal Communications Commission
445 12" Street, S.W.

Washington, D.C. 20554

Re: Ex Parte Presentation in WT Docket No. 99-217 and CC Docket No. 96-98

e

Dear Ms. Salas:

Pursuant to 47 C.F.R. § 1.1206, the Real Access Alliance, through undersigned counsel,
submits this original and three copies of a letter disclosing a written ex parte presentation in the
above-captionedproceedings. On July 3, 2000, the enclosed letter was delivered to Thomas
Sugrue, Chief of the Wireless Telecommunications Bureau, with copies to the Chairman and each
of the other Commissioners, and the following members of the Commission staff:

Office of General Counsel: ~ Christopher Wright
Wireless Telecommunications Bureau: Jeffrey Steinberg, Joel Taubenblatt and

Lauren Van Wazer
Common Carrier Bureau: Lawrence Strickling
Cable Services Bureau: Deborah Lathen

No. of Copies rec'd O
ListABCDE




CC:

MILLER & VAN EATON, P.L.L.C.

-2

Please contact the undersigned with any questions.

Hon. William Kennard
Hon. Susan Ness

Hon. Harold Furchtgott-Roth
Hon. Michael Powell
Hon. Gloria Tristani
Christopher Wright, Esq.
Lawrence Strickling, Esq.
Thomas Sugrue, Esq.
Deborah Lathen, Esq.
Jeffrey Steinberg, Esq.
Joel Taubenblatt, Esq.
Lauren Van Wazer, Esq.

7379 FMCAGOS70.DOC

Very truly yours,

Miller & Van Eaton, P.L,L.C.

Matthew C. Ames
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BY HAND

Thomas J. Sugrue, Esq.

Chief

Wireless Telecommunications Bureau
Federal Communications Commission
445 12" Street, S.W.

Washington, D.C. 20554

Re: WT Docket No. 99-217 and CC Docket No. 96-98

Dear Mr. Sugrue:

Thank you for taking the time to meet with Tom Carr of CarrAmerica Realty and the
other representatives of the Real Access Alliance last week. To follow up on that meeting, |
enclose a copy of an article that recently appeared in Commercial Property News (“Demetree,
Hornig Stress Tenant Needs,” June 16, 2000, p.1).

As you know, the Real Access Alliance strongly believes that the regulations proposed in
the Notice of Proposed Rulemaking are unnecessary because building owners are responding to
market demand by granting telecommunications providers the right to use their property to
deliver services to tenants. As was discussed in last week’s meeting, once a provider has signed
a master agreement with a property owner like CarrAmerica, the provider can obtain access to a
particular building in a matter of days. Indeed, the real estate industry has granted providers
access to so many buildings at this point that the providers apparently are unable or unwilling to
serve them all. For example, the enclosed article states that Teligent, Inc. has gained the right to
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wire about 7,500 buildings, but it currently serves only 3,000. Id. at p. 40. Similarly, Winstar
has signed agreements for 8,000 buildings, but has only lit 4,000. Id at p. 41. Similar figures
are cited for other companies.

The Real Access Alliance believes that the record before the Commission does not justify
any regulation of the terms on which telecommunications companies are permitted to use private
property. The telecommunications industry has not met the burden of demonstrating that market
conditions warrant regulatory intervention; their only evidence consists of a smattering of
anecdotes. All the objective and quantifiable evidence before the Commission shows that
building owners are actively furthering Commission policy by allowing competitive providers to
install facilities in their buildings on commercially reasonable terms.

Thank you again for your attention last week. Please let me know if you have any
questions.

Very truly yours,

Miller & Van Eaton, P.L.L.C.

By
Matthew C. Ames

cc: Hon. William Kennard
Hon. Susan Ness
Hon. Harold Furchtgott-Roth
Hon. Michael Powell
Hon. Gloria Tristani
Christopher Wright, Esq.
Lawrence Strickling, Esq.
Deborah Lathen, Esq.
Jeffrey Steinberg, Esq.
Joel Taubenblatt, Esq.
Lauren Van Wazer, Esq.
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THE Hiriné HURDIE . . «

INSIDE CPN

» INDUSTRIAL INVESTMENT
| OPPORTUNITIES

While sewe industrial property |
vwaris have shied away from |
[ scquisitions in favor of duvelop- |
msnt, ioftitutional and copnsers
¢ vative lovesturs continue 1o buy
wdnstiial space. See page 1L

= MIDWI5T PROPERTY
BEOUNDUP

The former Rust Belt ts edefin-
Clug itsell, and real estate mare
hets rhrougbout the regivo arc
hooming, Sic puge 42

s CRESA, WEATNERALL
FORM PARTNERSHIP

CRISA Partners LL.C. partnered
with Weathorall Internstionsal in
n move that will allow CRESA
Allipnce mombers neeess to client
servives abroad. See page 3.

= PHILIPS LIQUIDATES;
KIMCO TO BUY 15

Phitips nternational Realty Corp.
13 2ulbing of ity 2b-property peort-
foliv, Kimeo Income plans to buy
15 shoppiog centers. See puge d.

s ALBERTS JOINS CRESCENT

Dennte Alberts, founder ot Pacif-
jo Rewadl Truse, is the sew presi-
dent & COQ of Cresceat Real
Estate Bquities (o, See page 22,

S N

By Micheite Napoli
Creviative [Ddvor

New York City—With the amploy-
went markel eustnining an bistoric
tightnees, resl sstnte aXcqutives,
bumnn resource managere and outside
recTuiters face un incredible challenge,

"It is, sball we eay, a buyar's mur-
ket,” said Curulyn Sesia, senlor manag.
ing director of humnn rezourcee for
Cushroon & Wakeheld [oe, The buyers
are talented, soughtalter coployecs,
"People af a lot more cureful and they
Lnow they have the leverage now. They
rrow if they dew't takes one job they
have two o three more (possibilitiog)."

"There 18 & high degree of competis
tiop for top Lalent,” agreed Bert
McDrermott, s partner &l eXecutive
vearch firrs Crown Advigsors: Ine. “Thit

is literally the firat thing we start with
when we sturt a search, U our olent
doean't rualize how cumpetitive it Is
uut there, it'5 owr job to eduents them
on what they have w do te utlract and
retain, ... Whatever they have to offer,
thay Lecd to tump it up.”

A number of [actors are cotnpound-
irg un alceady hisworically low period
of unemploywent. The lure of dot-coray
and other high-tech {irms has certainly
affected the cowmercinl real cntate
inducery, “There's a lut of quality Iner-
net, ccunpuerre startups, and not just
in real cxtace,” McDermolt :aid,
“Thut's clearly upactimg some clisnts
of ours.”

Bur with real estawe people typically
atiracted to resl estate dot-coms und

(Continued vy page 54)

Herrick Lends on Risky Deals,
Finds Opportunity in Complexity

Dy Juy Nussbaum
Field Editer

Hachensack, NJ--A developer hag
negotinted an ¢xeellent desl on &
Clurs B office property. Unfortunace-
ly. the cust Lo reposition it to the
Clees A sxtatus itk locgrion deserves
will be prohibitive, leaving the acqui
sition too highly leversged for a con-
ventional lender.

Or perhape leverage is not the prob.
lere. Perhapy speed 35 Or time 2od cash
are borh agple but the properey lype
Lae [allen out of favur—us are unnn
chured retall, environmentally tainted
Innd and mobile homa parka,

The resssons vary, but the result is the
anme. [leapite the fact that rigipg inwrest
raies aad o decelerating refinance gycle
have 1¢il lendors everywhere hungry for
produes, rome very goed deals ore simply
sutted for convenzional lenders,

Foriunately for borrowers, thers: arv
mwra plternative sourcez of linancing
nvailable today than vhere have ever
been in the psan, Hegardlesas of
NASDAQ's reeent hiccups, capita)
remalie readily available, fueling non-
convertionnl lenders of ul) types,

"Il lend oo almast anything,”
declared Sanford Herrick, presadent of

(Continued iy page 55)

Furber, O’Keefe See Potential

By Derolhy Lindstrom
Senior Assiate Bdilor

Hartford, CT—Usuaily viewed as &
slsble invesument, commercizl proper-
'y continués to ride ar the top of many
wdvisors' sliopping lists. However, con
cernd over rising interest roteg and
the credit worthiness of uncegted ten-
auts demanding offive space have put
some advisors on the defepsive snd
propelled othera inte investing in
multi-fumily and recail.

Standard & Puor’s “1949 Money
Market Directory™ reported that more
thin 36,800 tax-exrmpl investiwent
inscitulions in the United States con
tro] $5.9 trillion in investment capitul.
Ol thin guwm, teal sstate nssets sccaunt

TOP INVESTMENT

ADVISORY FIRMS
PAGE 18

for $703 billion snd investmenl groewth
it exjected to be sleady going forward,
But merkets may not be abje to pro-
duce enough of the assets advizors
demnnd o get traditionn) returnsg, and
pricing could shew upward. "Clearly,
there izn't enough institutions) grade
property left in the market to absord
it al},” nored lnstitutional Real EBatate
Inc. in its report, "The Lunguspe &
Culture of the Pension Real Estate
Inventment Market”

Ay wdvisors Yook around the lurd-

Oy <
et lhseerd

gk S8 of

Demetree,
Hornig Stress |
Tenant Needs

By Strve Berypoman
Field Editor

New York City—Ry onefestimate,
thare are more than 76,0 commer
vinl office buildings in tHe United
Slates, n very low parcdalays of
which are cguipped with b modern!
telecommupicntiong infrajiructure. |
But that is chapging rapidly. \
Jeff Gineberg, chairmap & CEO|
of Eureka Broadband Corp|, eztimat. |
ed that of the country's otfice build-
inge, only J percept ary enabled
with [iber opries, considered Ly
many to be the most efficikol means
uf delivering high-speed thlecomunn-
inications services, (
Thiere ure vther 1aesns|w deliver
voice and dura eervizeg, |including
laxisting copper wire, dipits]l sub-j
ieriber lines (DSL, g ling that gaes,
{rorn centra) office to subsfribee) unr&[
|rooi*bamed microwave, and each has
s proponents, But with (he amount |
‘or office byildings equippdd o deliv-,
ley higli-speed Internec dala und!
‘voice per vices shil) very small there 15 5}

( (Continuéd on page [18) j
—

in Apartments

scape omd g where to cHanmml their
clients’ moncy, the apartment sector
stunds vut a8 » zlrong piek. "We're
very hipl on aparmtments nhw, brcause
il you look av juet pure dacographics,
tha number of peoply reucling the age
of aparunent eeatership bsyoing to be
rising for the noxe 15 yeans” =aid Jel
frey Furber mranaging [parlner at
ABW Cupital Mo nagemneng L1

Demographic researcl

Miller Frecrman tm—
e, mamka Mo e One Pann Plaza, New York, NY 10119 « Www cprrenel.com * 212.7
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"Morgan Emphasizes Need { ﬁTﬁTSpeeﬂ

Regardless of Landlords’ Service Choices

(Condired from page 1)

rpce aong rhe new geparation of
ommuriutiun' Lurrpanlﬂ snd

; “lit \.p

Almoat il n‘ these rr,c.o- arc lees
than Give r2ars old, but they boast a
wide array of conmeetinity and zarvices
te olier office bulldging owners and mun
syers. Cyprezs Communications bic., for
exnmple, designs, installs and operates
Srondband networka uping fiber-optic

§
|
i

cnble, coaxinl cable and coppur wire in
oifice buildings and then connets them
1o mujor carriers’ nationwide bacl-
bouncs. Another, Gillette Global Nat-
work Ine., promoles itsclf as & singla
source for all telecommunications serr
vicey, including Jacal, regivnal dnd
long distance ¢alling, dedicated Lnternct
access, wide-nres networks, wireless sep
vices, audiovisual conferencing and
enhanced fat applications.

With such a wide array nnd different

' combinations of telecum product: and
connectivity, real estule owners and
lwanagers face n complexity of dzgucs ng
they light dp their Luildings. And since
connectvity and product eré so interre-
l lnted, landlords need to make judg-
| reents sbout tenants’ nends.

' “Thin 18 2 digital werld we live in,
| and the digital world novds Ligh-epeed
| data, higlrapecd Luternet, high-epecd
- wirelass petworkiog wnd, on the voice
{ eide, it 18 poing to need volceover

Los Angeles office
Chicago office

—

$7,576,000
Acyuisition and redevelopment of a
91,053 5 f. office builiding into o
multi-tenqnl relecommunicarions switching facilisy,
Chicagu, JL

$12,375,000
Acguisition and redevelogpment of o
178,600 s f. office building into a
mmuldii-tenans ielecommupications ywitching faciliry.
Minmi, FL

$67,100,000
Acquisirion and redevelopment of
718,000 s f. departmens store into
mudti-tenant elecommunications switching facility.

Boston, MA

$22,700,000
Acquisition und redevelopment of a
116,000 s f, se¢lf-siorage facility into a
multi-tenant telecommunications switching facility.
Sun Francisco, CA

For further information regarding financing for
1elecommunications preperties in the United Statey
and Canada, ;2lease contace:

We Go the Last Mile.

Over $110,000,000 in First Mortgages
Closed on Telecommunications
Properties

Bank of America Commercial Finance

310.481.4733
312.443.8293

g F "~ m“"‘\-h-uw‘-

Bankof America

\\

=
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Infernes protncul " said| Doug »lu'glx

huln-s for Allied Razfr Cnmmurn.
tons Corp.
Using it2 own :n-building fiberopue
nertworks, Allied Riser tfsnzmits data 1o
and from eack of itz gustomers ut a
speed of 10 wmillion biw jof dats per sro
ond, ur gix times faster than using a 13
line, the high<upscity Judieated oot
thst connecta LANs 4 the Interzcu
Euch of its in-building fetworks is then
conneeted o a central fawbity in the
metro orea, usuplly gver fiber-uphic
lines lensed from othidr carriers. Tha
company claims 1,400 baildings under
contract, with 250 buildings wouling 140
wmillion square feet alregdy wircd
Morgan is & strony proponent of
fiberoptics, thinking it)is the conneeuy-
ity anlution owners slould ehoose, ~A
lot of other compuniey in this indusoy
nre biringipg in 8 T1 {jne o 8 building
with 4 $20000 router which they h-n.=
onto the bmld‘mg 3 cupjper wire systan,”
be waid. “Unfortunately, not a lot of
people understand [the difference
between st T-1 uand Gher optics, which
is signifienntly faster.”
“In many places, We spend §200.000
sa n landlord can havg s full Sharoptic
network capable of dalivering g giyae
byta®s warth of servide, avrilnbie i a
mutter of days, to afy tenant on any
floar of any building [hat we wire” he
continued. “That's u orld of differer.ce
between us and thwed guys working in
the gurage and speading §22,000. Some
landlords spend F20,040 w put sahirays
an every flaur”
But not ul} landlosds are looking for
tomberow's technolygy today, and o
nunber of other typpe of telecow ser.
vice providers, inclufling Intarper cer-
vice prov:ﬂrr‘, are dding bueiness vall
Qut gumz the full fbgroptic route,
eziaz Inc., formelly known as 3ite-
Line, focuges jts busfnezs solely o the
Internet and Intornetfrelatad service:
Today, the compapy van brag teing
live in 200 building: represanting €0
mitlion eguare feet {h close to 30 fan
i ved the urandm

e — e W e AP DI e o T s ST

RTINS
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LUMMABNLLAL 2 DU bivi 4 e

2
“Tradiviana locsd eod long distance Whut to Expectf Som,
ervices A only growving 805 pereont From Your Telco 4(0
t\, 7 percent A year, " gaid Dunisls, "And
B ro margin in the

ﬂl‘pronch, eziag works
1 sclution providers and
W colpamies o provide
with retworking technoiv
nanced data .!mv‘cce f-\.ch as

=, It has relntione, p
Syatems and ATET that
wwide insiallation and
Ring trunsport cnpa-
it Yo proviaslun An
enuire comrermial proparty pordolio in
0 da»-‘, Danj rertad,

\* Rist the parinors hip with ATET
os 12 the sbijty w ride their
rywhers T the countyy. all
we bring tu s buildug ye
cd and delivered by
" Be sid,

t HBruadband Networks Juc,
@ more imited scupa. The come
to wire office Elnd
bur n.; lmnwmate

i bu"!dxv &
ot b.u](i

JO nmpin) ees.
3 Jru.:d range of
Everset
hespecd Intarnet
: tiong such as
"Nu IR Jrnnud Interrat”— which
en _uh» resklantinl tenants o interact

v oo, mmerchants in their
Ling, e-mail and

directls Wit
wmaenity—Wek nos
TLUAT Brivate networ

A wire (h ding as well ag
Epanc s iwg fiber-optic nnd
qe T o(high- bpmd ctheruel copper
ed dames ,u.-ln,u
| Everzat's viea prestdent of marketing.

“Our gual 12 to bring 100 riegabits w
v uzer. DEL rpaxes wul at eight
and a T-} operates at 1.5

'

.r’(rxn\;'

wyr& u‘dr‘d
: E\.crum dees pot
iy need to make s large
i Nighting a building and
tneed 1o win over a huge
vimg E inhants ag
ign wiid. "We may pel a
uLa{;e of the sguare foctagn
. but our cost per cus-
fwiring poing ia is abauc

Avother leas sotrizive and Juess

i expenave lechnology ix [txed wirelcas,
ch iz uzed by cempanies like
ant ine. Now active m oab US.
2150 holds pnrtnees
i nulasrous
vm:.mx.ug ermany, Spain
I end Argenrina 1t kus slraady gmined
the mghls to wire mere than 1 billion

i (Continued on puge 1) |
MY LA
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Wagner Warns of Limitations

Caused by Bulldmg Location

widur varicty of buildings than [iher.”
Wegner sajd he belicves g building
ownar hia three basic cannectivity
optiong: DSL lineg, {ixed wireless and
“The problem ig, the lind

(Cones ned from pege 35)
square “eel 1p 7,000 buildings, though
B aurrent)y i 3,000 p"orcru:ﬁ
=5t i be Fo prodigiou: b@LRU:L
es n txzd wirdlezs techn
i SERIOT VINE Presi
The busury of

it
suid Rruee Wagmner,
b LAC company

LART
this rm nu

i xbrr

noan ..\H a huudun" fur V,.E ﬂOD
while laving fiter in the street can
cast we much as 2250,c00. Qur cost
w 2 much

structure gIves ug 2CCuss

Bher oprics.

lord

the fiker carrier,”

have all three”

2027851234

A different approech {2 taken by
Urbun Medix lue, which in Moy
rolled our itz first 50 buildings in six
marknets. "We do bring fiber (o the
buildings, but we have onur own

|
oing Lo have seme problemy g |
tng DEL AL the butlding is very far Rom |
the incumbent, wnd the lapdlerd is f
;ming to have problems gerting liber !
unitss a large commitment is made Lo
he eaid. "Fized wire
less i@ 4 preat solution if you cannot

switcheg,"”
Media.
i

are the provider”

Prunties Properties Trust,

sgid Christepher Deme-
tree, 4 Vice president ol Urban
"We don't rely on ather
providers to provide connectivity. We
L The company has
received investments {Tom owners
and munagers like Jones Lang
TLaSaile, Trarnmell Crow Co.
snd it
intends ta light up bulldlngﬁ with
voice and dats in nnutber nine
kete belore the end of the year,

end

Urben Media’s methot doee not

Gillette Global Network
-~ 39 Broadway | New York, NY 10006 | 212.906.0100 ]

Providing advanced volce and
dara solutietis to your tonants i.q‘; :
nol just abowt wiring buildings. ‘
It's about value. convenience

and service. Yes, we wira byild-
ings, but a5 a broadband voice
and cata service provider Gillette
Globat Network glves your
tenanta more; faster provisioning
thraugh our Rapid hstallation

Process (RIP), unlimited band-

5 width for high-apeed Interpeat

. accass, highly compstitive rates.

and better customer support.
This maans highsr quality
service and greater value for
your tanants. Aff things being
equal, that means greater value .

tof you, too,

Www. ggn.com

G

s

—————
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affact lundiords but if doey impact ten-
antz by essenbially giving away Inter-
net ucceea for free “enants righl now
have to purchase gheir high-speed
accees,” said Demetrge, “and they nre
speading snywhere {gom $2.60 & syust
foot to §6 for dedidated high-speed
access on an annual basis. We are give
ing that pat sway. The renscn beiny
it's i commedity item. Today, DEL s
sold for $700 i wmonth, jast year it wa:
$1,700 o month and gext vear i8will be
3400 a month. ApotHer yesar ater thar
¢ will be free. Urbar Media iz yust for
ward pricing,”

Giving away the Hecess s juss
of tha equation, howpver. Doing su aTie
ates i relationship With lenanis, wicch
are then wore [jkely to buy other rer
vices Fom Ucrban Mpdia. "Whet we try
ta do is sell traditignal veice 2
local and lung distagee, flong wiih uro-
fierd messaging, Welf hosting ard cther
optiong,” Demelree gplnimad

Meanwhile, apglicativas and he
concent of being pafeppliration service
provider is vne of thy most recant devsl
opments in the telfcom industrs. For
example, Cooley regorted that W
"i% moving etrongly in the direction =
enabling applicavons.”

“Contant und gpplicaiion
providers &Te the fiexc stuge,” ag
Ward Bourdesux, daecutive vics 77
dent of Cyprase Cdmununicati
which holds licenees vo light 250 =
aquare feat of spacy and alresdy has 61
mullion square feel fin operation. Yiv rhe
end of the vear, Qyprezs Communica.
tions expects to be L A murkets,

"We are developing strategiszs righl
now zo that when & cuslomsr tares on
tha computar the de fco pupe i ¢
tomized,” Buurdends explained.
inforroation cugtonzed "or t}~ st and
unl tenant, meaning
catc wi(h their Jag

rorl

lood fer 1o a ser-
vige provider, xafd Bourdeaux,
campiany that cyn handle ail
buildingz. Whut tdoants look for iz the

What big landlgids

e g
the.r

full monte, They want a full bundle o
services, volve, Internat and video,”
Buentually, conggny and applicationz
wil} be added o Ufar list,

For 1te part, fillette Globel Net
work provides tqnants with leng-diz-
tance gervice, Infernet and data wep
vice; in regidentfal sress it will o)
provide dirital of sutellize teicvi:
“We are the phyne company,

company aud | Internet rvice
provider,” 2aid Jpeeph Gilletts, presi
dant & CEO of hi namazake compy,

which clnims 4§ m]lhon .qu ire

JR— [ [

RV TR TR T L
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imporwial iu dewrmining the jndustry’s | thd proside juet data services or eimple | looking ot evén more carefuply since
voier and data salutions sre “offaring | the shakeout of the NASDAQ war-

how da balding owners 3ad wann

Firane

clivgan? S
come into pluy, since there 18 nwcome
th be Gerived -through fres, reveaue
teg and pessibly warrapts and
siock—by allowing » telco to have
to ¥ building. Many reai estote
ey Niavg aweckenced o the fcl

aly

ERFC

that » nach AL arrangement foes
not provide 2 lsrge monctary coatri-
bution, it can make for n nice addi-

tan i the botiom line.

A ot of landierds sre looking at
the cogpunaation facror, ressificd
David Lane, CEO of TSI Broszdband,
whtcl has wired 30 million nquare
Teet, moxtly the New York
mecropolizan area. "But in the end,
what they have o leck at is the ten-
sne what 12 best for the tenant,”

Wi

! Ultimately, the main resaan to

J

upprade & bwlding iz 1o make il roore

morketable o tonuars s Tsmar” ballds

ing s peeferablx to space rhac cftars
laphane Jauk.

From the perspective of property
awners, Lane sdded, "They have to
sure they cover the spectrum of
techrology and that oo watter whit the
tAnEnt miy reguest, che capacity is
there.” Later iz year, TS] Broadband
also be epency oitices in San Fran
cisto, Atiante, Houston and Chicuga.

Tre telecormn compunies themne]
awuat be renunt congelaus, and not just
buslding owner cunécions. “Selling the
landlord 12 the firsl thing vou do," muid
Lane. "But snstslling the iafrasirue-

golug o take service. We mihe suse
the

|
t LGrE [eYeT guarasiless one client is

lepuut uncerstaade that we ure
hers to overwhelm themn with prod
ard eervices. We are hérs to goet
srarled, w show them how te use

30

m
e technolopy snd eventunlly position
thew o lake sdvantage of these new
apporldnities thiet gre going to be
madr available.”

BEuilding oweerd alpo need (o be
conatious of the terma of the deals
they sipn and, since wo many wwleos
U their fong-lerm viabili-
. are. “In their haste to
v build a marlet foutprint, seme (lele

com) cowprnics nre doing denls that

may nov be i the best interest of theit

lonip-term survivel,” observad Brian
I Cooley, vice president of marketing

for Winslsr Wireless inw, which has
ed sccest sgrecmenls for 9,000
2eildings, 4,000 of which have beep
Lt 1o also has partnershing in places
lke Jsuan, Buencs Ales, Amslerdam
rnd Brusees,

“'l“ﬂt‘ JC‘E]

wostrike today s your
Cocley cautioned, A
may ind werrnnty 1 a telee
snouing, butaf he wloo el doss nat
otier a gtrong rel of eervices, & build-
ing's Wwuants will suffer and ullimataly
ove nleewher,

hundle of rerviees wall be

want e

=

survivors, 2aid Dasen Hornig, exccotive
vice president of OnSite Access. "It vou
have ore product Like Internet uccesa, |
think the lifespun of that kind of comw-
piny 18 going to be gxwemely Jimited.”
OnSiwe Access, which delivers a suite of
data, luterner, voiee wnd application
services, hax Jit more than €6 nillion
square feet of epace in 200 Luildings
throughout the United States and Cana-
dn. Tt haz another 350 million squure
fect under contract with auch large
propeety owners 25 Lend Lense Real
Ezacate Investmants Ine,, Equity Oflice
Propsrtica Teust und Tiehman Speyer
Propertics [an,

Gilletta agresd, sayiog comprnies

mcomplate pueksges.” Nather, compa-
nies have to differentiate by bemg uble
to provide full custumer care and hand-
width, Gillette said, “We want to add
the npplicationa. We provide email ser-
vicezs, backup gervices, and we plan to
provide oflice productes processing,
spreadsneets and those other spplics-
tions that go heyund just bringing the
talephone or Intérret sarvicy o the jack
in the buildings.”

Beiny able w aatisly al) o Lenant’s—
und thue g brilding owner's- -needs
may make of break a teleo in the long
run, “long-tesm relntionships are
sorething n lol of property owners are

kets,” Hornig concluded. ~Lhndlords
nect Lo wake the sule choige. They
noad tv b certain thuy e jutting a
company in the building thuljiz gomny
to have longevity."”
Couley also cnutioned building own
ers not eigh oxclvsjve dealk. "They
should pick mors than one iplew,” he
said. Thot gives tenants a widfr choice,
which only mekes the building mare
artractivé o them. The use of multipie
providers i3 gencrally the pattgrn toduy,
particulorly with landlerds|of large
office propertics, wWhich scemfto prefee
two or three telgos or ISPy in their
{Continned on page 53]
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l log calling ceniers nre all arttracted to
Sat Antonio” AT&T, for inetance,
sztablishud o regional presence in the
city primarily becsuse of the cheap
Wliagus) laber, which continues to pro-
vide 2 good hub for pulse conters,
Tohuw soted,

With Mexico the sucond-largest
market for 1.3, goods and aervices, the
San Antunio indusirial market has
continued to benctit g & geteway lor
North Awmerican trade, ud corpoTations
geck peographic and cost-effective
answers to thelr logisties newds. Since
NAFTA's inceptioe, goods have flowed
through the city, and industrial
employment has ncrensed At an aver-
age nnnual rale of £ percent.

1o the pest vear, development haz
wereased rapidly Approximasely 1.3
aillion sguare feor of rew product has
been delivered, with the Nordheust and
Northwest sectors the most agtive,
sccording to RECC. The bulk of devel-
oument has come 1n the brio of build-to-
suits and expansion of exiziing corpo-
7ate campuses. Tesoro Petroleum, for
iwstance, recontly completed & 144,000
square-fout build-to-svit fucility.

Total speculstive development in
1899 totaled just vver BDO,(00 square

1n@&

RSB S

cordm? to REOC. Severs] spacu-

lalive cunstruction projecls were com-

pleted in the Northenst submutker,
home Lo 8U percent of the warehouse
and distmbution marke!. In the 136 Bast
gector, CMC Commercisl Realty Group
completaly praleased its LNOUhsquare
fnot Unoveraity Pak Tach Center, busjt
a2 zpeculative deveivpmunt,

Howsver, as Blpck observed, com-
punie: zeeking smaller spuce ure hav-

vo etfictently mect their nmeeds.
“There's 1ndusteial space avatlable,
but for the yirgle-purpose temant
seeking 10,000 to 15000 square feet,
‘here iz almost nothing,”

More Lhin ever, tcnans nceds nre
directing the type of space built. High
parking ratios, {or instance, have
hegeme @ pecessity. “In the early 1980,
there wete big ¢yoz and big oftices.
Todsy, suburban buildingx—both affice
and industrial— with less than five
spaces pur 1,100 syuare fset of leased
vpace are having a tough Urae leasing
spave to larger tenants,”

In all, the indusuwrial base incressed
by 4 percent in 1v9Y, driving the vacan-
ey rate up to 14.9 percent. But with half
a meillian equaru [vet of abzorption, the

market appeam active and beplthy, And
| in the Brit querter of 2000, San Actonto
1 nnnand mors than K0 square foot
| of peesitive et sbsorption. with a heavy
i contribution from nuw Cluas B resusrch
| & developmens nnd Nex construction.
Multi-fsmily construction it also
wru’ﬁnh al a rapid pace, but Sun Ante-
niv's apavtment market Kag remsined
o fairly atuble,

mp a difficelt time finding property -

rental Tate citywide of approximutely
$0.69 pur squarc foot. The number of
units planned or alresdy under con-
suvckon in 2000, At ajmast 5,000 units,
i3 almast double last year's number,
according to REOC,

Currently, the 94 percent-occypicd
murker contains abeut 83,000 spart-
ments tn projects with 25 or more units,
the majority being Class B and C. The
northern submarkets ire eeaing most of
the new davelopment,

Thoye submarkets are lknwise seeing
retail development. Although new retail
consTruction slowed in 1999, & much as
1.6 million gquare feet s supected for
2000, Of the 29 million squnre [eel cur
rently nvailable, more than 86 pereent i
occupied, nnd the average rent i5 just
shy of $1L per square foot, n Jine with
murkét aorme,

And Sun Antonio ja ottracting new
stores, Althouph retail develapment
tends to follow clovely bekind residen-
tial construction, Blnck found it surpris-
ing- and encouraging—that Nordstrum,
a high-cnd department slore, would opt
1o open in what is trndibonully o blue
collar tawn. “With our cconomy so
strong, there ars inore sO0luens people
who can now suppert fancy, high-end
ectail,” he obzerved.

Investmant activity picked up durugy
the first quarter after a slow end of yeur,
according te King. Bat he atributed
thar clowdown to YZK concerns, The
Norwest Bank buildings, totaling
280,000 square faer, ware pirchased by
Trammel! Crow Co. and South Charles
Realty Corp. Both are close to 90 per-
cont leised, with average rents) rates in
the high teens,

Pat Duncan, senior vice president of
USAA Really Co,, pointed out chat
thure are & Jou of sales, but nol of
large, bulk product. “There are fower
institutionsl investors hore than in a
city like Awslin or Dsllaz. And with
the REIT: drying up, there's not as
much competition for property, which
| means higher yields” | ]

Cooley Warns Buildiné Owners:

Don’t Sign Exclu

[Continued from page §1)
buildings, Rven thoze companics thal
have made investmunts in, ar are finan-
cial pestners with, individual teleos
claim 1hey are maintaining open
neeess. Equity OBice, e Jargest offics
REIT w.d s strategic partner with auch
telcos as Allied Riser and OnSite
Access, keeps its buildingz open to
other eervice providers. “Our policy ia
we do not offer exclusives,” smid Tiw
Callohan, presidant & CLO, "All of our
buildings will have waltiple providers.
We have werked taward that—provid-
ing more choices.”

Whit 13 happening in the office s
tor can also be applied to otber proper.
ty types. Neclinle Corp., for esample,
huy been creating intclligent office as
wa!l na residenual buildings through-
put the greater New York City ares
with costeffective, user-friendly com.
puterired networks. In the commercisl
area along, the compaay has wired
more than 85 buildings and is currently
under contracet for 60 more, [n addition,
the company bousle u market penetra-
tion abvve the industry average of 6 10
€ percunt and plans to go notional
within the year. Nedink bandles all
ayuipment ordering, on-gite installa-
tion, tasting und wroundithe-clock cus
tugner garvice,

“As the need for advanced
teleconmmunicstions Servicez increns-
te, mure and more lenauts are
dermanding systems capable of provid.
ing sophisticated Intarnet-based com.
munications ineluding high-zpeed
Wab avceas, desktop video, dala con-
tecencing and internctive multimedia
applications,” said Netlink president
Peter Tisher.

Indaed, some companies, inchuding s
number of REITs, go belicve in the

.

sive Telco Deals

demand for thesa new tslccommunica-
tions 2ervices that they have yiken the
unusual slep of helping to ventpre capi-
talize the nuw Wcos and in sope cases
essentially starting their own.
“Well over two-thirds ol (
REIT huve struck deals wit.h tedeos,”
said Ginsberg. “But not many fre actu-
ully wired with brondband ye{. In the
RENT sector it is probably jusg/10 w 15
percent, which is ohe renson why over
the last couple of yeats averyonc hau
been raising capital and rol}ing out
rtinnal nerworks.”

& oliice

Bureks, which was formed in 1998
and now bousts contracts for|120 mil-

live equarc feet of office :pyce in n
hulf dozen markets, s one o the few
telcos thut offars revennc fharing.
“We entcr into s contract with land-
lords and share revenue with them,
which many of the traditieny} compa-

niag have historically shifd away
from,” Baid Ginsberg. “Our gpal is to
wark with, and te & partner fvith, the
landlords to make their buildings bet

” he added,

’Pwo of the compuny's bigfest cus-
tera are in Lov Augelea, whafr it has
200 buildings tetaling 20| million
square feet, and New Yolk City,
where it has 15 million squate feet in
176 buildings.

With so many bells and
and technologics) oplivns aviilable, it
can be tough to choose one Heito over
anorher. With tenant ultimatyly deeide
g smong the teleo cholres they
receive, landlords should keep in mind
CUmOmET seTvice a8 an impaftant ele
went, Quitkoees and thoroughness in
responding to problers and sgcing sur-
vices ara and will continje to be
important in retaining clicnty aver the
long term, | ]
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